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PLANNING COMMISSION : September 11, 2008

BOARD OF SUPERVISORS : September 22, 2008

County of Fairfax , Virginia

August 27, 2008

STAFF REPORT

SPECIAL EXCEPTION APPLICATION SE 2008 -SP-015

APPLICANT:

ZONING:

LOCATION:

PARCEL(S):

ACREAGE:

FAR:

OPEN SPACE:

PLAN MAP:

SE CATEGORY:

PROPOSAL:

STAFF RECOMMENDATIONS:

Develop a freestanding drive-in Financial
Institution with two drive-through window
lanes

Staff recommends approval of SE 2008-SP-015 subject to the proposed
development conditions in Appendix 1.

Staff recommends approval of a waiver of the loading space requirement.

Staff recommends approval of a waiver of the on-road bike lane requirement on
Route 50.

Christopher M. DeManche

Department of Planning and Zoning
Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509

Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dp

SPRINGFIELD DISTRICT

SunTrust Bank, Inc.

C-6, HC, WS

13035 B Lee Jackson Memorial Hwy

045-1 ((1)) 10C

23,043 sq ft

0.14

20% (4,608 square feet)

Retail and Other

Category 6: Drive-in Financial Institution
in a Highway Corridor Overlay District



Staff recommends approval of a modification of the trail requirement on Route 50.

Staff recommends approval of a waiver of the barrier requirement in favor of that
shown on the SE Plat.

Staff recommends approval of a modification of the transitional screening
requirement in favor of that shown on the SE Plat.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions , relieve the applicant/owner from compliance with the provisions
of any applicable ordinances , regulations , or adopted standards

It should be further noted that the content of this report reflects the analysis and
recommendation of staff ; it does not reflect the position of the Board of Supervisors.

The approval of this Special Exception does not interfere with, abrogate or annul
any easement , covenants , or other agreements between parties, as they may apply to the
property subject to this application.

For information , contact the Zoning Evaluation Division, Department of Planning
and Zoning , 12055 Government Center Parkway , Suite 801 , Fairfax , Virginia 22035-5505,
(703) 324-1290.

O: kcdemanlSE\SE 2008SP-0151Final Report'SE Cover SE.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance
notice . For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).



Special Exception
SE 2008-SP-015

Applicant: SUNTRUST BANK, INC.
Accepted: 05/09/2008
Proposed: DRIVE-IN FINANCIAL INSTITUTION
Area: 23,043 SF OF LAND; DISTRICT - SPRINGFIELD

Zoning Dist Sect: 07-0607
Art 9 Group and Use: 6-07
Located: 13035 B LEE JACKSON MEMORIAL HIGHWAY

Zoning: C- 6
Plan Area: 3,
Overlay Dist: WS HC
Map Ref Num: 045-1- /01/ /0010C pt.

0 1,000 2X0 3p00 4,000 Fat



Special Exception
SE 2008-SP-015

Applicant: SUNTRUST BANK, INC.
Accepted : 05/09/2008
Proposed : DRIVE-IN FINANCIAL INSTITUTION
Area: 23,043 SF OF LAND ; DISTRICT - SPRINGFIELD

Zoning Dist Sect: 07-0607
Art 9 Group and Use: 6-07
Located: 13035 B LEE JACKSON MEMORIAL HIGHWAY

Zoning: C- 6
Plan Area: 3,
Overlay Dist: WS HC
Map Ref Num: 045-1- /01/ /0010C pt.



eLumogU

4
r

9
U)
N

U.
0
z0I-0

H31N33 NMOJ Nb98BN33N0

)IMd81Sf LNfS
133X5 MAW 11 II I e

0



O N I 1 i fl S N O 3

uew og
Y.Rby. 'AuWO3 avlnj iauaoaattws

k131N30 NMOJ NVINSN33HO

)IMd81S1RLLNfS
S nJVaalY1 x S31p1 }

II
1
^ 11 ! t 3

j1 li^ I ! a 5l1 li ii 1 !1
I

1'k I lt. 1 .!{1x;i } ^^̀ 6 111 1 i #• ^i { li1- II

L
[p l ! p jil

t
f 1 11x! }

E
€
}

}j }I
ygy

^, i^ },1 }, ' r it
y lx0 9i "1 jg 8

Ell 1 •k 1{ {9999 a! 1 . n 1.1 ` } ^66a!'

a ° g^ '1 } ^^ 1
fl a I l i^ j*^ ^1 ^!^ t } `̂agCpC!!^ `

,Pyy bb i

1
g

li s

}} p t i • 1 1101 el iP 1 j4 it , 11 1 11 1Y

b

No
bla i ^^ }h illa e9 EEc if P Y e Pa 5 3p r• y g ^'T R P { pF YP P

i gla 1} ! E ` xl' i ¢% 1 y ij I1 { I xxd.i^ 1 } ! b t
p'
p
ol^Nk s^ Q

^= a'p a a ,
I b 1

^
i

t

J x }leg } a p^5^; }
ga ^R k g " gPgFS 4^ b { @ j }a(a i` 3 alQj j gy 9YsA

! !!a}a; 1 P ^apg
pg {

Ry •((! 1 c 3j § j9a i ki ail 3
It is.1 P b b P

l 1P^ A Q4
$a ex Pa

1a Ay ep ay } 1 1 3 11 4'1 i35 x n-R1R 31! i!P R dE

1 I , gg YI e Y low !k g111 11e1 } b{AN i ii . ! i 'a5j!5 1 11I I FIII- a
' { aky ! 1 1u•^^

}1 { {14

!

g { 9 G V II { { ^
^j0c a

i $ YMilli

Y '^
1 1} I

ll;6} 4bRP!
!1 i I

I s Y1k1i ! 11
, E•a a a1 B Y E it } ° 1 € gR 'P ^ } g

§ I 1
y
; 1

1 .1
Ri ll

E.9,, FC h IP gra P8s as 3 j ti s P 1 I° !Q3 2^ bq•^g^1 { `'^ i as e'

g g
Pggg gPB P• (E IC Pb • { 5 WHIR ' V Y

i$ do k 1 it̂^ 6 ! IG •j {{j P { $ $^' ^ i P} 6 6 Appip gg g tK S p pp i ppP 19119x1 1 It I; x8 e! 9 !S x @P3 ei: ;xp `.1, 18 6!6x! 11 1 R RPIb?^ 1 4



1 'UetUAAO8
„„rr

,,.;,tea

N
I
dN13031 d tlItl8N31a•J'

Su tIOlMG3a (otso!
ON''37UIN Wd3MdSSI NNONN MON'Gll'Sh NINW ' 131S3G' TW&O

A.SO
3
Wd3S Sr tw-d9flSOW NYIU 311$ $ M 3IN3y ONIdSON9 lJWMO

t i

Meow uwm W j uuunaeuw3e
2131N30 NMOJ WItION33i1O

NN` B ISf1211N(1S
W" M" OM&OM TWdMO

0

I

- c _ .sx..c 552212 323= 525



9 N a l l fl s N 0 a
uew o8

WI IA 'urwi warn A I Uaa»ar
a31N30 NMOJ WINSN33UO

)4NV81smJ1NfS
dVW NOI1V1303A ONIISIX3

/ SNOWONOO ONLLSIX3

s E t

St.

9r

e



O N I 1 7 11 S N O 3UeLUARo9 2131N30 NMOI UV188N33J0

)INV8 lSfl2IlNfS
N0LLd30X3 M3 SS d0 SLNII 'f M

IA i

I
1

L

I



O N I I. I n s N O D

ueuanno8
^•

-`^^-
' fl 'AIMY •. .. Ia'. 'QBAMaR

1131N30 NMO-L WUSN33NO

-NV9 LsnUNns

f
" l e #

5 R 9 C A
sl i

a

.°.:.:^__

.
Sab.n. dn] dNe Ilalmrxvn adlrwwols - 4 i i ! P 4

NO ilff
d31N3O ONIddOHS HVIHBN33 O

uritun tLAI t MYH 7HSr1 MISS 199 .Noun o ctal S.--.-. CSVM SI -
11JAINO NUIVnUOONI

'NOS1tlN3a AS O3dVd3ad SV (SD l
dINbbS3tlf1BSVNN^QNM MONOLISrW v.ii.3 'T3S3a { E Y
dS-ZIOa) SNOLLV1l1dflO ' WlO. IN3Y130VNVY1 ,aai, WIums i Z 1

I 6

i f. j !
`

Atl, 1 a^g t .$G C
f _

y^^ v^j J . ^ •' epfbi I•Ya.q;sse^et.. /

f
II((AAII

(
(̂II

^ $ -
! Y'gg ^i^ 4efgi :

^

ply Y
g §.^Ix .

^'IAA 4
€ A

r•
AA

y gg R

.... .....

.. ' :h- AAtbA A
{: t{ ti

a i

AY^
Cb
Cnn

AAi
VV

B
•.I

l l i t
CA ,tybpik

A

^^ sg^^l Rei
: { 3 7 # y 1 # - }tf '^

l t,'1 a; ' f l ^5
a

l : 6
ago Ili p3

3 ig 2
e

h
"yR i

] ps 's t
}I # i f li 1' i as ^'

0 5 ilgS gAy g
IF4Io$$ ^ a i °a

^ ;1I pI

1

i^^ 1117 ^V ..:^Il ff i.
A 1

A^ f

e tgll
AASt @B ^i il

-try ar ds '^-,I. •
F

e ge ?Ea e EE Moll^ ^ ^^
YY 3^ k

I 1 t t ff
:-a &s; Ids €L 3 h sty, gt d t

i Al Nil a 14 IN i

d aik+= 63; %̂tli t^ -^ij }

I
iIs daf # # A .{^+s , g#1 y'i I flI

'trt{
i i{i{ I)

I: f^ FRFFF, F .^ w^F a^ IlL i t ! i^ibl Ilan';', tit, "!,.
2t i al 22 4 uer iti

,l •-.. l ,i .... 1--
i FN4)Aw 3 Nu a 54„

+il#1 1+^ldi;
y

' ;}E!, !^,
i
a till

'n'dbI (ff '^i .i.^uYW^ " * s^.,:Y i •l a^ek Y

4-0 a iil
1 1 hL S" ^ ;Ass i 1 •s 4I fit! =̂ i'i

1
N ; !!iMil 1 1 11il 1

ilI, ii ,1 1111 I hili 1 1 1 All



9 N I 1 1 A S N O 2

ueU/ o n
•14O toot/

H31N33 DNiddQHS 8tl1118N33dO

SY WAp1DIMMl l1'SRILLi NMl3 '11383!)'Noslop3e AS o3Wd3Ud'
SY ICPI,YaS LWI SNd1VSfld$103&I9 I 1N3Vi3oVtMII S3IVM*d91S.-

177}.3 rp^s' TAR
A ll-
t iaF s7s . rH : it !E k^^' #I

1

ulOf 1}
I till. IM,

vim,N^'1 NMflI ^MHaNaaaxD

>1NVS ISf1d1NfS
vwVlndWW fl / INJIDVNVII aLVL IS

0

0



O N I 1 1 fl S N O 5
L' W.SOHN^18

H31N30 NMOJ LItl d9N33UO

1, eLUM08 NNda lsnalNns,,r . / i.ia VIMI i><

i
it;n I F I--

fi,E^'=iiFFx F i fk` as .ifi.FFsi e!+'

^^^^rI;•••''+'
14 st f cuts

! !F6 li { t^ 1

C . k ill ....;; .R:.. 3 3 .. f^ ~

r .. *=aRRf ,ry «iis
.. « +« r.^i a 1

« 4------------
.

v
n.ro-. 1 3 ^. .. is nl

kssssssrs:ts:suy 8lil-isH 5R=. • ẁ'++^'r^ = .m
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:a:z1aizàpi:t' ,a 44

a o
'Taa€iazc5i£. RIDE Ak , Ilc

{{. {

[ f.i49asaaa3zd'z... ..
I,Afl^n izafsk5 -gazes ;(. ^ !

Li

I

"1 R a IafaR{'^iSUasesSt
^€ai^EFT£tlEEStlAfiA

1 ca=!alJlla£

6at^ ... ^
::17111.

^fsi^`aa !#i#ltE3itl^fl^AAll 9

Si. I?!

.4

1 ' a

;^^ z av•rTZ ,"IM•sauaa as •
w r .

I
r:. ^".«...Imm! I'Tfari-a !laasztay#£ iiisiii
,.A

•f ii i r«in•n IY

{as•;a aa1uifl zattR Ras
G^51;£zcEEtilEaarilaRlEA£!lA^i^

.ti'Ra^iaAsAEaaft£:EixtlA,

L IJJJy

+a.

:.. eizi1.. a.a f.

grim :1*
-^ Gam

sa

( 9 }^saa aaaRfa as-i•z•` ' in

I

''pppp
^EEEEEEEE!!!!!!!i!A£# HO

1
{ s°^i3lRlTaaEp a a ry ^L
is I CI

SyE,:^. t I= ^a i.; :3 c"T'inAaaaaAEEa#td3t

__ __ _ ___ _ ^ ^1i8^'ul3.a!#i3liis'!!!'T°=?ie^.. •^

t^ sodas asaa^s. j4 € /1 _I::.^.
1R . f S 157}Iits i&. '.6.777 III 1'i

-------------------

M. ...m.n w.
TTj C S

Its alkaa aasata;;. i li is-
Aaiai `I,

al[£EE!E£££i!££49^i C7^ _1
ijf!=l = la£l# Ef8 5---- ! Ik' il^saaas ^iaaaf°

3a

IIIAINO NOI1WYlNO^ UOd - OW •31dIN 4 SS9Jtl11S
SV NMOWI MONOil'Sf IUI NrA13 TmS3C'NOSION30 AS O3Wd3Nd

SY (EPNd dSZIoS$ SNOLLVIfIdvdOO dMS / iNSIUOVN YI tl31YMNilOIS

It^rraa3a n
1 .al,..y.

^^lsiA^aasa^lzxl^^alA^I. .^

--------- - -- -- - -
a as ss¢:j

'All 1;1;r

1k

m .w '•°° ^

I-I-

m a m... ..a."e
na..

.aaa. win^siww



-•

n
,MOW..Y.W,.,,N A I.OUaow

S1 N Ill n s N o 3 .,., N31N33NMOsuvIaeN33dD E 1
g

k

ueumo >INVB ISf1HINf1S ! ° a .i a m8
' ^ 4 a O 6 aMIN S3LVMN818:3WA 39VM'S0 dW / LNND _

a vi m.rv,

NCIJACIG V
f+ iN33 ':.'Nl^:aGNB :' : 4 80

IIIAINO NOLLVNNOdN( Nod - ON' •TWIN 9 SS3OUfS
8V NMONOI MONGil SRII 4 NMl3 '113830 ' NOSION3S AS 03NVd3 M

8'V (CRIPan 'LIOS) 830Vd0 3oVNIV80 drill I . N3V130VNVN HILW LAOIS



O N I 1 i fl s N O 7

uew og
1

a
a

!

^A

VA

-------------------

W A AINW XY 4 IOSI O0HIW^li

831N30 NMO1 UVRaON33SD

>INVS iSldlNfS
SISA1YNY llVdlflO 31Vn030V

IIiAINO NOIIVWNOAN1 WA -OW31dIN I SS308f1S SV NMONR MON'flll'SfLLll V NIR73'T3e3a
'NOSIDNBS AS 03SVd3Nd SV (W4O-dS-UOS) SNOIIV1f1dW00 dWS / II aW30VNVW I31YMWNO1S

`4.

g$A 2 3l tae
6 jffg38y 1e P"P

oa

^e k
a $ar: '10,

a^aa pp §"sarlfl
b y+^^^yy . h a $^^jhn

a S€^ G!6 :^^ a 5^s`el^^



9 N I 1 l (1 S N O 3
• VWflA 'AJIE %V # A euwaSNaOlw

i131N30 NM012NIUBN332 !°J
0

i e

UeWMO8 )1NV8 !Sf eLLNf1S
On,

. --
S 4 1

p
SNQLYIO 31YNYaa NI I

'

i

S(LLLL I NIIiAINO NOLLVI1 O4NI UOd "3N13ldIN 4 SS3OUfU1 SV NMONN MONOllI
NOSION38 AS OHWd3HdW(t040 'dS-ZLSS) SNOLLVIrWWWd9S I HOW:OWNVYINSIVMMMOIS

NC;11, 1V JV

o....•r^^.:5. ox:.»n:asmxu



O N l l l n S N O 2uew os
831N33 NMO12PVIHON331J0

>INVS iSfZIlNfS
SNOLLVA313 l W f lL33±IHQS V

it



A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE

FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

Proposal:

Hours:

The applicant, SunTrust Financial Institution,
Inc., requests approval of a Special Exception
to allow a drive-in financial institution with two
drive-through window lanes.

Monday through Friday: 9 am to 6 pm
Saturday: 9 am to 2 pm
ATM: 24 hours, 7 days a week

Waivers and Modifications: Waiver of loading space
Waiver of on-road bike lane on Route 50
Modification of trail requirement on Route 50
Waiver of barrier requirement

Modification of transitional screening
requirement

LOCATION AND CHARACTER

Site Description:

The subject property proposed for a drive-in financial institution with two drive-
through lanes is located within the Greenbriar Shopping Center along the south
side of the Lee Jackson Memorial Highway (Route 50). The project site is zoned
C-6 and is located within the Highway Commercial Overlay District and Water
Supply Protection Overlay District. The site is currently improved with a one-
story vacant building, formerly a Pizza Hut restaurant, which will be removed.
The project site totals approximately 23,043 square feet in area and is between
the Popeye's Chicken and BB & T Financial Institution pad sites.

Surrounding Area Description:

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Plan

North Highland Oaks Development PDH-3 Residential; 2-3 du/ac

South Sweethearts Restaurant C-6 Commercial (Retail and Other)

East BB & T Bank C-6 Commercial (Retail and Other)

West Popeye's Restaurant C-6 Commercial (Retail and Other)
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BACKGROUND

Site History:

The Greenbriar Shopping Center was constructed in 1970 on 29.63 acres and
consists of thirteen freestanding one-story buildings with a total gross floor area
of 355,172 square feet. The shopping center was constructed pursuant to
approved site plan # 8012-SP-01-03. Based on county records, the project site
was originally developed in 1977 for a Pizza Hut restaurant with a total gross
floor area of 2,940 square feet; the restaurant has been vacated and is proposed
to be replaced with the financial institution.

COMPREHENSIVE PLAN PROVISIONS

Plan Area: III

Planning District: Bull Run

Planning Sector: BR4 Stringfellow

Plan Map: Commercial (Retail and Other)

There is no specific Plan text for this site; relevant excerpts from the Plan may be
found in Appendix 5.

ANALYSIS

SE Plat (Copy at the front of the staff report)

Title of SE Plat: SunTrust Bank, Greenbriar Town Center

Prepared by: Bowman Consulting

Original and Revision Dates : March 1, 2008 as revised through
August 11, 2008.

The SE Plat consists of fourteen (14) sheets . Sheet 1 is a title sheet, and
includes a sheet index and vicinity map. Sheet 2 is an information sheet and
includes site tabulations, general project notes and angle of bulk plane
illustration. Sheet 3 is a site plan sheet delineating the overall site plan for the
Greenbriar Shopping Center. Sheet 4 delineates a layout of the project site
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under the existing improved conditions, including existing vegetation. Sheet 5
delineates the layout of the SE site (described below), free-standing directional
signage and the landscape plan. Sheets 6 and 6A through 6G detail the
stormwater plan for the site, including narrative and outfall details . Sheet 7
details the elevations for the bank, including wall-mounted signage.

The following features are depicted on the SE Plat:

• Building: The SE Plat delineates a one-story, twenty-five foot tall masonry
building with a canopy entrance and two covered drive through lanes for teller
and ATM services. The building has a maximum floor area of 3,200 square
feet and is located on the eastern portion of the site, with the drive through
lanes located along the east side of the building.

• Drive through windows: A canopy is shown extending over the two proposed
drive-through lanes; a by-pass lane is not provided.

• Architecture: Sheet 7 of the SE Plat details a building with similar architectural
details on all four sides. The building has a gable roof design and is comprised
of masonry materials, with decorative columns as part of the entrance canopy
and covered drive-through.

• Intensity: Sheet 2 of the SE Plat notes a floor area ratio of 0.14 for the entire
project site.

• Access: Access will be provided to the site by a two lane entrance along the
service road that runs parallel to Route 50 within the shopping center, and a
two lane entrance along the rear portion of the site from an internal driveway
within the shopping center.

• Circulation: The two proposed entrances to the site provide two-way access to
parking areas and the entrance to the drive-through area.

• Parking: The SE plat shows a total of 19 parking spaces located to the north
and west of the proposed building.

• Sidewalks & Trails: The SE Plat shows an existing four foot wide sidewalk
adjacent to the service road that runs parallel to Route 50. (This application
includes a waiver request for an on-road bicycle lane and a waiver request for
an 8 foot wide asphalt trail along the property's Route 50 frontage)

• Wall-mounted Signage: Sheet 7 details the building elevations, including wall
mounted signage on the north and south elevations. The wall-mounted
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signage for both elevations includes the name "Sun Trust" with the company
logo. Sheet two notes that the wall-mounted letters would be eighteen inch
channel letters with interior illumination.

• Free-standing Signage: Sheet 5 of the SE Plat shows the location of a free-
standing sign at both entrances to the site. Sheet 2 notes each free-standing
sign shall be three feet wide and two and one half feet high with a maximum
sign area of four square feet.

• Landscaping: Sheet 5 of the SE Plat details the landscape plan for the project
site, which meets the tree coverage requirements of ten percent of the total site
or 2,004 square feet of area. Specifically, the landscape plan proposes a total
tree coverage of eleven percent; the preservation of a twelve inch caliper oak
tree at the southwest corner ; six deciduous trees; six ornamental trees; and
forty-one shrubs.

• Stormwater Management: Sheets 6 and 6A through 6G detail the stormwater
plan for the site, including narrative and outfall information. The existing
underground detention facility will provided stormwater detention for this
development. Each of the outfalls for this property have been detailed on
Sheet 6F of the SE Plat.

Land Use Analysis (Appendix 4)

Comprehensive Plan guidance indicates that the BR4 Planning Sector is
developed with low-intensity residential uses such as attached and detached
single-family dwellings and neighborhood shopping centers. Overall,
development is heavily oriented toward Route 50, with a wide range of
commercial and office uses supporting the surrounding communities.

The proposed drive-in financial institution would provide for the redevelopment of
a pad site within the Greenbriar Shopping Center. The Comprehensive Plan
provides that infill development should be of a compatible use, type and intensity
in accordance with the guidance provided by the Policy Plan under Land Use
Objectives 8 and 14.

Objective 8: Fairfax County should encourage a land use pattern that
protects , enhances and/or maintains stability in established residential
neighborhoods.

The intensity and compatibility of the proposed drive-in financial institution would
not cause adverse impacts on public facility and transportation systems, the
environment or the surrounding community due to the site location within an
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existing shopping center. Stability within established residential neighborhoods
would be maintained through the separation of residential and commercial uses
based on existing land uses patterns within the general vicinity of the project site.

Objective 14: Fairfax County should seek to achieve a harmonious and
attractive development pattern which minimizes undesirable visual,
auditory , environmental and other impacts created by potentially
incompatible uses.

The proposed drive-In financial institution would provide for a harmonious and
attractive development within an existing shopping center. Based on a review of
the architectural renderings and existing buildings within the Greenbriar
Shopping Center, the proposed 3,200 square foot building would be compatible
with the scale and intensity of the shopping center, as well as the massing and
style of surrounding buildings. The landscape plan for the site provides for
adequate buffering and transition areas between the drive-in financial institution
and surrounding uses. Based on staffs review, no specific visual, auditory or
environmental impacts would be created as a result of this special exception
request.

Guidelines for Drive-Through Windows and Other Drive-Through Facilities

Drive-through windows for commercial establishments and other drive-thru
facilities have the potential to cause serious on-site and off-site traffic circulation
problems. To address these potential problems, drive-thru windows and other
drive-thru facilities should be approved only if the size and configuration of the lot
are adequate to achieve a safe drive-thru facility, parking circulation and
pedestrian system. All activity generated by the use must be accommodated on
the site. Noise, glare and other nuisance aspects related to drive-thru facilities
must not adversely affect adjacent properties.

Based upon a review of the additional guidelines provided by the Comprehensive
Plan for the review of developments featuring drive-through windows, staff
concludes that the proposed development provides adequate area and
configuration to achieve a safe drive-through facility with parking circulation.
Specifically, the proposed development would provide approximately ten stacking
spaces for two drive-through lanes to ensure that parking circulation within the
site is not diminished for traffic that is entering and exiting from the site.
Pedestrian circulation would not be impacted by the design of the site due to the
separation of the drive-through lanes from the parking spaces and travel aisles.

Transportation Analysis

The Transportation Department has reviewed the subject application and
suggests the following:
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• The applicant should provide the now standard five foot wide sidewalk
along the site at the service drive. The SE Plat delineates a 5.0 foot wide
sidewalk along the service drive.

• The applicant should provide additional sidewalk for a north/south
directional pedestrian path from the northern portion of the site to the
southern end. An internal sidewalk system for a north/south directional
pedestrian path is provided on the SE Plat.

• The applicant should commit to provide a sheltered bicycle rack on site.
The project site includes two bike racks located on the south side of the
proposed drive-in bank.

• The applicant should commit to a by-pass lane or commit to limit the use
of the outer drive lane to an ATM machine use only. The internal drive-
through lane has been proposed for ATM use only and could be utilized as
a bypass lane. Staff has proposed a development condition identifying the
internal lane for A TM use only in perpetuity.

Environmental Analysis

The applicant seeks approval to redevelop a 23,043 square foot pad site located
within the Greenbriar Town Center with a 3,200 square foot financial institution
with two drive-through lanes . The site contains a vacant building which was
formerly a Pizza Hut restaurant.

Issue : Stormwater Management/Best Management Practices (SWM/BMPs)

The applicant has provided calculations indicating that the SWM requirement will
be satisfied for the proposed redevelopment by existing stormwater detention.
SWM is provided by a storm sewer system that flows to an underground
SWM/BMP vault and SWM pond. The runoff calculations demonstrate that the
proposed development will not generate additional runoff.

The adequacy of the submission materials as well as any proposed SWM/BMP
measures will be subject to review and approval by the Department of Public
Works and Environmental Services (DPWES).

Issue : Vegetation

The applicant has indicated that due to the small size of the site with infill
construction and limited access along the sides of the property, construction
phasing will necessitate the use of almost all of the property for circulation,
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staging of material, etc. only one, twelve inch Oak tree is proposed for
preservation at the southwest corner of the site. Based upon an inspection of the
site by the Urban Forestry Management Division, it has been determined that the
twelve inch Oak tree proposed for preservation in the southwest corner of the site
is infested with Horned Oak Gall Wasp. Such an infestation is detrimental to the
long-term growth and development of the tree and future landscaping on the
project site. As a result, the Urban Forestry Management Division recommends
the removal of the subject tree to eliminate the Horned Oak Gall Wasp
infestation.

The applicant is proposing an overall tree coverage of 11.08 percent, which
exceeds the zoning ordinance requirement of ten percent. Staff has requested
the applicant to exceed the 10 percent requirement due to the four mature trees
being lost directly as a result of the proposed redevelopment of the pad site, and
the necessary removal of the infested Oak tree.

Resolution:

Based upon the infestation of the homed oak gall wasp on the twelve inch Oak
tree, located at the southwest comer, staff has proposed a development
condition requiring the removal of the twelve inch Oak tree, along with specific
language prohibiting the planting of any Pin Oak tree species on site.

Issue : Energy Conservation

The applicant has been encouraged to seek U.S. Green Building Council
Leadership in Energy and Environmental Design (LEED) certification for the
proposed bank. The applicant has indicated that, although LEED certification will
not be sought, certain LEED components will be provided, such as plumbing
fixtures for water efficiency and interior lighting for energy conservation.

To ensure that the site's energy performance will be optimized , at a minimum, it
is recommended that the applicant commit to providing appliances, fixtures,
systems and building components that are ENERGY STAR qualified.

Resolution:

Staff has proposed a development condition requiring the applicant to commit at
a minimum, to provide Energy Star qualified building components, appliances,
fixtures and systems.
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ZONING ORDINANCE PROVISIONS

Bulk Standards (C-6)

Standard Required Provided

Lot Size 40,000 sq ft. 23,049 sq ft.
Lot Width 200 ft. 115 ft.

Building Height 40 feet 25 ft.

FAR 0.40 0.14

Open Space 15% 20%

Parking Spaces 13 19

Page 8

* The subject parcel was created prior to the advent of the 1978 Zoning Ordinance; therefore, although
the parcel does not meet the Ordinance requirements, it is grandfathered as a legal, buildable lot under
the provisions of Sect. 2-405.

Wavers/Modifications:

• Waiver of loading space

Due to the nature of the use (drive-in bank) large vehicles are not expected to
make deliveries to the site. Sufficient parking exists to accommodate standard
delivery vehicles; staff does not object to the waiver of the loading space.

• Waiver of on-road bike lane on Route 50

The applicant has requested a waiver of the Comprehensive Plan Trails
requirement for providing an on-road bike lane along the Route 50 street frontage
portion of the property. The County Trails Plan identifies Route 50 as a location
for on-road bike lanes.

Due to the property ' s location along a service drive , which runs parallel to Route
50, the project site would not be able to provide an on-road bike lane.
Additionally, an exiting eight foot wide Type I asphalt trail is located along the
north side of Route 50 and opposite of the subject property . This particular trail
serves pedestrian and bicycle traffic in the general vicinity of the subject property.
For these reasons , staff does not object to the requested waiver of an on-road
bike lane on Route 50.

• Modification of trail requirement on Route 50

The applicant has requested a modification to the Comprehensive Trails Plan
requirement for an eight foot wide Type I trail within a twelve foot wide trail
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easement or a ten foot wide Type I asphalt trail within the VDOT right -of-way.
The Countywide Trails Plan recommends major paved trails along the north and
south sides of Route 50.

The subject property has approximately 115.0 feet of street frontage along a
service drive within the Greenbriar Shopping Center.

The existing sidewalk system along the service drive serves pedestrian traffic.
Constructing an eight or ten foot wide trail on a mid block parcel with no direct
connection to an existing trail would not be conducive to the limited street
frontage of the subject parcel. An existing eight foot wide type I asphalt trail is
located along the north side of Route 50, opposite the subject property. This
particular trail serves pedestrian and bicycle traffic in the general vicinity of the
subject property . Based on discussions between staff and the applicant, the
existing four foot wide sidewalk along the service drive has been proposed to be
widened by one foot to bring the existing sidewalk into compliance with the Public
Facilities Manual five foot minimum width requirement . Staff supports this
modification.

• Modification of transitional screening requirement

The subject property is located along the south side of Route 50, which
separates the proposed drive -in financial institution from existing single family
attached dwellings along the north side of Route 50 within the Highland Oaks
Development . The Zoning Ordinance pursuant to Section 13 -302, requires the
project site to provide Transitional Screening # 3, which would result in a fifty foot
wide minimum unbroken strip of open space with varying sized trees and shrubs.
The applicant has requested a modification to this requirement by providing an
alternative landscape buffer as delineated on Sheet 5 of the SE Plat.

The SE Plat proposes a twelve and one half foot wide landscaped strip along the
property's street frontage . Within the landscaped strip would be one large
deciduous tree, three ornamental trees and fifteen shrubs . In addition, the
residential development located along the north side of Route 50 is buffered by a
landscaped earthen berm , and the surrounding pad sites within the shopping
center are landscaped with a mixture of trees and shrubbery . Staff does not
object to allowing the proposed modification of the transitional screening
requirements based upon the proposed landscape plan.

• Waiver of barrier requirement

The subject property is located on the south side of Route 50, which separates
the proposed drive- in financial institution from existing single family attached
dwellings along the north side of Route 50 within the Highland Oaks
Development . The Zoning Ordinance pursuant to Section 13-303 , requires the
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project site to provide a Type E, F or G barrier in addition to the transitional
screening requirements along the service drive.

The barrier requirement without the requested waiver would result in the
placement of a six foot high wall or fence along the property's Route 50 frontage.
Such a barrier would not be compatible with the commercial nature of the
proposed use and the surrounding businesses of the Greenbriar Shopping
Center. Staff does not object to the waiver of the barrier requirement based upon
the proposed landscape plan for the project site along the service drive and the
existing buffers and barriers on the north side of Route 50.

Other Zoning Ordinance Requirements:

Special Exception Requirements (Appendix 8)

General Special Exception Standards (Sect. 9-006)
Standards for all Category 5 Uses (Section 9-503A)
Provisions for Approving... Drive-In Banks... In a Highway Corridor Overlay
District (Sect. 9-611)
Highway Corridor Overlay District Use Limitations (Sect. 7-608)

General Special Exception Standards (Sect. 9-006)

The General Special Exception Standards require that the proposal be in
harmony with the Comprehensive Plan, that there is a finding of no significant
negative impacts on surrounding properties, that safe and adequate vehicular
and pedestrian access is provided, and that the provision of Article 12 relating to
signage be met. The proposed drive-in financial institution site has been
determined to be of sufficient area to provide pedestrian and vehicular
circulation, sufficient parking area and landscaping to buffer the redevelopment
of the project site from surrounding uses. The development would not impact the
existing road network in a negative way or create an undue hardship on traffic
levels in surrounding neighborhoods. Staff believes the proposal meets each of
the General Special Exception Standards.

Standards for all Category 5 Uses (Sect. 9-503A)

The Category 5 Standards require that the proposed development meet lot size
and bulk requirements for the Zoning District, comply with performance
standards , and be subject to site plan review . The proposed use meets the bulk
regulations requirements of the C-6 zoning district with the exception of the lot
area and width requirements . The project site has a total area of 23 ,043 square
feet and lot width of 115 feet, while the C -6 zoning district requires a minimum of
40,000 square feet and a total lot width of 200 feet . Based on County records,
the project site was improved with a Pizza Hut restaurant in 1977. The Zoning
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Ordinance was adopted in August of 1978, thus making the project site a legally
non-conforming lot. No waiver is required as a result, and therefore staff
believes that the use satisfies the Standards for Category 5 Uses.

Provisions for Approving... Drive-in Financial lnstitutions ...In a Highway
Corridor Overlay District (Sect. 9-611)

The Board may approve a special exception for the establishment of a drive-in
financial institution in a Highway Corridor Overlay District , but only in accordance
with the provisions of Part 6 of Article 7

Highway Corridor Overlay District Use Limitations (Sect. 7-608)

Paragraph 1A requires that such a use be designed so that pedestrian and
vehicular circulation is coordinated with that on adjacent properties. The property
currently is improved with a four foot wide sidewalk adjacent to the service drive
within the Greenbriar Shopping Center. The site is designed to provide access
points along the north and south property lines for vehicles, and a sidewalk is
proposed along the south side of the property to provide additional access to the
drive-in financial institution for pedestrians. Staff believes that this standard is
satisfied.

Paragraph 1 B requires that such a use shall have access designed so not to
impede traffic on a public street intended to carry through traffic. The SE Plat
depicts two access points on the site, an entrance on the north property line off
the service drive running parallel to Route 50, and a entrance on the south
property line from an internal driveway within the Greenbriar Shopping Center.
The access points and the internal circulation pattern of the site will not impede
traffic within the overall shopping center. Staff believes that this standard has
been satisfied.

Paragraph 1 C requires that there shall be no outdoor storage or display of goods
offered for sale; none have been proposed and this standard has been met.

Summary of Zoning Ordinance Provisions

All applicable standards have been satisfied with the imposition of staffs
proposed development conditions.
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CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

Based upon the above analysis, staff finds the proposal for a drive-in financial
institution in the Highway Corridor Overlay District is in harmony with the intent of
the Comprehensive Plan and the guidelines for Drive-Thru Windows and Other
Drive-Thru Facilities. It is staffs conclusion that the proposed use provides
sufficient parking area , vehicular circulation and access points for trips by
pedestrians and vehicles from Route 50. The landscape plan provides sufficient
buffering between adjoining uses, and the architectural renderings are consistent
with the style and massing of the existing buildings within the Greenbriar
Shopping Center.

With the adoption of the proposed development conditions, the subject
application is in harmony with the Comprehensive Plan and all applicable Zoning
Ordinance provisions.

Staff Recommendations

Staff recommends approval of SE 2008-SP-015 subject to the development
conditions in Appendix 1.

Staff recommends approval of a waiver of loading space requirement.

Staff recommends approval of a waiver of the on-road bike lane on Route 50.

Staff recommends approval of a modification of the trail requirement on Route
50.

Staff recommends approval of a waiver of the barrier requirement.

Staff recommends approval of a modification of the transitional screening
requirement.

It should be noted that it is not the intent of staff to recommend that the Board, in
imposing any conditions, relieve the applicant/owner from compliance with the
provisions of any applicable ordinances, regulations, or adopted standards.

The approval of this special exception does not interfere with, abrogate or annul
any easement, covenants, or other agreements between parties, as they may apply to
the property subject to this application.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Supervisors.
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APPENDIX 1

DEVELOPMENT CONDITIONS

SE 2008 -SP-015

August 27, 2008

If it is the intent of the Board of Supervisors to approve SE 2008-SP-01 5, located at
13035 B Lee Jackson Memorial Highway, Tax Map 045-1((1)) 10C pt., for a Drive-In
Financial Institution, pursuant to Sect. 7-607 of the Fairfax County Zoning Ordinance, the
staff recommends that the Board condition the approval by requiring conformance with the
following development conditions:

1. This Special Exception is granted for and runs with the land indicated in this
application and is not transferable to other land.

2. This Special Exception is granted only for the purpose(s), structure(s) and/or use(s)
indicated on the special exception plat approved with the application (Drive-In
Bank), as qualified by these development conditions.

3. This Special Exception is subject to the provisions of Article 17, Site Plans, as may
be determined by the Director, Department of Public Works and Environmental
Services (DPWES). Any plan submitted pursuant to this special exception shall be
in substantial conformance with the approved Special Exception Plat entitled "Sun
Trust Bank Greenbriar Town Center" prepared by Bowman Consulting and dated
March 1, 2008 as revised through August 11, 2008, and these conditions. Minor
modifications to the approved special exception may be permitted pursuant to Par.
4 of Sect. 9-004 of the Zoning Ordinance.

4. A landscape plan shall be submitted concurrent with site plan review and shall
provide for the number and sizes of trees and plantings consistent with that shown
on the SE Plat and the additional requirements of these conditions. The landscape
plan shall be subject to the review and approval of Urban Forest Management
(UFM). The twelve inch Oak tree located at the southwest corner of the property
shall be replaced with a tree species to the satisfaction of the Urban Forestry
Management Division at the time of site plan review.

5. Architectural elevations , including materials , shall be in substantial conformance
with those shown on the SE Plat, except as modified by these conditions.

6. Irrespective of what may be shown on the SE Plat, all signage shall be in
conformance with Article 12 of the Zoning Ordinance.

7. All lighting, including streetlights, security lighting, signage lighting and pedestrian or
other incidental lighting, shall be in conformance with Part 9 of Article 14 of the
Zoning Ordinance.
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8. All appliances, fixtures , systems and building components used in the project, as
applicable , shall be ENERGY STAR qualified : heating and cooling systems, vending
machines , ceiling fans , ventilation fans ( including kitchen and bathroom fans), light
fixtures , exit signs , programmable thermostats, windows and doors, skylights,
computers , monitors , printers , laptops , fax machines , copiers , mailing machines,
scanners , kitchen appliances , and televisions and other home electronic equipment
such as videocassette recorders and DVD players . Prior to issuance of the Non-
RUP, the applicant will submit to the Environment and Development Review Branch
of DPZ , certification of compliance with this commitment . Records of compliance
shall be maintained for review and inspection by County Staff.

9. At least one drive-through lane as depicted on the SE Plat shall be designated for
ATM use only.

The above proposed conditions are staff recommendations and do not reflect the
position of the Board of Supervisors unless and until adopted by that Board.

This approval , contingent on the above noted conditions , shall not relieve the
applicant from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards . The applicant shall be himself responsible for obtaining the required
Non-Residential Use Permit through established procedures , and this Special Exception
shall not be valid until this has been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance , this special exception shall
automatically expire , without notice , thirty (30 ) months after the date of approval unless, at
a minimum , the use has been established or construction has commenced and been
diligently prosecuted . The Board of Supervisors may grant additional time to establish the
use or to commence construction if a written request for additional time is filed with the
Zoning Administrator prior to the date of expiration of the special exception . The request
must specify the amount of additional time requested , the basis for the amount of time
requested and an explanation of why additional time is required.



APPENDIX 2

SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2008
(enter date affidavit is notarized)

1, Jonathan D. Bondi , do hereby state that I am an
(enter name of applicant or authorized agent)

(check one) [ ] applicant

[3] applicant's authorized agent listed in Par. 1(a) below \ooc O

in Application No.(s): SE 2008-SP-015
(enter County-assigned application number(s), e.g. SE 88-V-001)

and that, to the best of my knowledge and belief, the following information is true:

1(a) The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalf of any of the foregoing with respect to the application:

(NOTE: All relationships to the application listed above in BOLD print are to be disclosed.
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee,
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial , and (enter number , street, city , state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

SunTrust Bank , Inc., 303 Peachtree Street Applicant/Lessee

a Georgia Banking Corporation Atlanta , Georgia 30302-4418
Agent: Katja E. Boyd

USRPI, LLC One Independent Drive, Owner

Agents : Richard W . Sutphin Suite 114
John D . Fitzpatrick Jacksonville , Florida 32202

Bowman Consulting Group Ltd. 14020 Thunderbolt Place Engineer/Agents

Agents : Jonathan D. Bondi Suite 300
Matthew J. Tauscher Chantilly, Virginia 20151
Michael J . Birkland

(check if applicable) [ ] There are more relationships to be listed and Par. 1(a) is continued
on a "Special Exception Attachment to Par. 1(a)" form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units
in the condominium.

** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of. (state
name of each beneficiary).

ORM SEA-I Updated (7/1/06)



SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2008
(enter date affidavit is notarized)

for Application No. (s): SE 2008-SP-015
(enter County-assigned application number(s))

Page Two

I (b). The following constitutes a listing* ** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own 10% or more of any class of stock issued by said corporation , and where such
corporation has 10 or less shareholders , a listing of all of the shareholders:

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name and number, street, city, state, and zip

code) SunTrust Bank, Inc.,
a Georgia Banking Corporation
303 Peachtree Street
Atlanta, Georgia 30302-4418

DESCRIPTION OF CORPORATION: (check one statement)
[r] There are 10 or less shareholders, and all of the shareholders are listed below.

There are more than 10 shareholders, and all of the shareholders owning 10% or more of
any class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial and last name)
SunTrust Banks, Inc.

(check if applicable) [3] There is more corporation information and Par. 1(b) is continued on a "Special
Exception Affidavit Attachment 1(b)" form.

"* * All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock . In the case of an APPLICANT, TITLE OWNER,

CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation , or trust, such successive breakdown

must include a listing andfurther breakdown of all of its partners, of its shareholders as required above, and of

beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or

trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations , with members

being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate

partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM SEA. I Updated (7/1/06)



Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008

(enter date affidavit is notarized)
for Application No. (s): SE 2008-SP-015

(enter County-assigned application number (s))

Page 1 of

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
SunTrust Banks, Inc.
One Independent Drive, Suite 114
Jacksonville, Florida 32202

DESCRIPTION OF CORPORATION: (check one statement)
[]
[]

[3 ]

There are 10 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are, more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS : (enter first name, middle initial, and last name)
SunTrust Banks , Inc. is a publicy traded
company on the New York Stock Exchange
(trades as STI) and shareholders change
daily.

- - - - - - - - - - - - - - - - -

NAME & ADDRESS OF CORPORATION : (enter complete name, number , street, city , state, and zip code)
USRP 1, LLC
One Independent Drive , Suite 114
Jacksonville , Florida 32202

DESCRIPTION OF CORPORATION: (check one statement)

[3 ]
[]

[]

There are 10 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
USRP I Holding, LLC Managing Member d
USRP I Member, LLC Member

(check if applicable) [3 ] There is more corporation information and Par. 1(b) is continued further on a
"Special Exception Attachment to Par. 1(b)" form.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008

(enter date affidavit is notarized)
for Application No. (s): SE 2008-SP-015

(enter County-assigned application number (s))

©CCA C)

NAME & ADDRESS OF CORPORATION: (enter complete name , number, street, city, state, and zip code)
USRP I Holding, LLC
One Independent Drive, Suite 114
Jacksoneville , Florida 32202

DESCRIPTION OF CORPORATION: (check one statement)
[3] There are 10 or less shareholders, and all of the shareholders are listed below.

There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Macquarie CountryWide-Regency II, LLC j

NAME & ADDRESS OF CORPORATION: (enter complete name , number, street , city, state , and zip code)
USRP I Member, LLC
One Independent Drive , Suite 114
Jacksonville, Florida 32202

DESCRIPTION OF CORPORATION: (check one statement)

[3] There are 10 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Macquarie CountryWide-Regency It, LLC

(check if applicable) [3] There is more corporation information and Par. 1(b) is continued further on a
"Special Exception Attachment to Par . 1(b)" form.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008

SE 2008=SP-015 (enter date affidavit is notarized)

(enter County-assigned application number (s))

Page 3 of

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Macquarie CountryWide-Regency II, LLC
One Independent Drive , Suite 114
Jacksonville, Florida 32202

DESCRIPTION OF CORPORATION : (check one statement)
[3] There are 10 or less shareholders , and all of the shareholders are listed below.

There are more than 10 shareholders , and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders , but no shareholder owns 10% or more of any class of
stock issued by said corporation , and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Macquarie-Regency Management , LLC Managing Member
Regency Centers , L.P. Member
Macquarie CountryWide (US) No.2,LLC Member

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Macquarie-Regency Management, LLC
One Independent Drive , Suite 114
Jacksonville , Florida 32202

DESCRIPTION OF CORPORATION: (check one statement)

[3] There are 10 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS : (enter first name, middle initial, and last name)
Regency Centers , L.P. Managing Member
Macquarie Real Estate , Inc. Member

(check if applicable) [r] There is more corporation information and Par . 1(b) is continued further on a
" Special Exception Attachment to Par . 1(b)" form.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008

(enter date affidavit is notarized)
for Application No. (s): SE 2008-SP-015

(enter County-assigned application number (s))

1Dc)(D(D

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Macquarie Real Estate , Inc.
One North Wacker Drive, 9th Floor
Chicago, Illinois 60606

DESCRIPTION OF CORPORATION: (check one statement)
[3] There are 10 or less shareholders, and all of the shareholders are listed below.

There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Macquarie Funding Holdings , Inc.' 'Macquarie Funding Holdings , Inc is which is publicly traded on the Australian

wholly-owned Macquarie Americas exchange.
Holdings Pty Limited which in turn is
wholly-owned by Macquarie Group Limited

- - - - - - -- - -- -

NAME & ADDRESS OF CORPORATION: (enter complete name , number, street , city, state, and zip code)
Macquarie CountryWide (US) No. 2, LLC
One North Wacker Drive, 9th Floor
Chicago, Illinois 60606

DESCRIPTION OF CORPORATION: (check one statement)

[3 ]
[l

[]

There are 10 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Macquarie CountryWide (US) No. 2
Corporation

(check if applicable) [e] There is more corporation information and Par. I (b) is continued further on a
"Special Exception Attachment to Par. 1(b)" form.



Page 5 of
Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008
(enter date affidavit is notarized)

for Application No. (s): SE 2008 -SP-015
(enter County -assigned application number (s))

NAME & ADDRESS OF CORPORATION : (enter complete name, number , street, city , state , and zip code)
Macquarie CountryWide (US) No . 2, Corporation
One North Wacker Drive , 9th Floor
Chicago , Illinois 60606

DESCRIPTION OF CORPORATION : (check one statement)
[ ] There are 10 less shareholders , and all of the shareholders are listed below.
[,,] There are more than 10 shareholders , and all of the shareholders owning 10% or more of any

class of stock issued by said corporation are listed below.
There are more than 10 shareholders , but no shareholder owns 10% or more of any class of
stock issued by said corporation , and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Macquarie CountryWide (US) No. 2 Trust
109 minority shareholders required for
REIT purposes

NAME & ADDRESS OF CORPORATION : (enter complete name , number, street , city, state, and zip code)
Macquarie CountryWide (US) No . 2, Trust
One North Wacker Drive , 9th Floor
Chicago, Illinois 60606

DESCRIPTION OF CORPORATION: (check one statement)

[']
[]

[]

There are 10 or less shareholders , and all of the shareholders are listed below.
There are more than 10 shareholders , and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders , but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name , middle initial , and last name)

Macquarie CountryWide Trust, a publicly traded real estate investment trust listed on the Austrailian Stock Exchange , having
hundreds of unitholdersrshareholders , none of which has a 10% or greater interest in USRP I, LLC, the title owner of the

application property.

(check if applicable) [I] There is more corporation information and Par . 1(b) is continued further on a
"Special Exception Attachment to Par. I(b )" form.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008

(enter date affidavit is notarized)
for Application No. (s): SE 2008-SP-015

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number , street, city, state , and zip code)

Regency Centers Corporation
One Independent Drive, Suite 114
Jacksonville , Florida 32202

DESCRIPTION OF CORPORATION : (check one statement)
There are 10 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.

[3 ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation , and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS : (enter first name, middle initial, and last name)
Publicly traded on the New York Stock
Exchange

NAME & ADDRESS OF CORPORATION : (enter complete name, number, street, city , state, and zip code)

Regency Texas, LLC
One Independent Drive, Suite 114
Jacksonville , Florida 32202

DESCRIPTION OF CORPORATION : (check one statement)

[3 ]

[]

[]

There are 10 or less shareholders , and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation , and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS : (enter first name, middle initial, and last name)

Regency Centers Corporation

(check if applicable) [3 ] There is more corporation information and Par . 1(b) is continued further on a

" Special Exception Attachment to Par . 1(b)" form.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2008

(enter date affidavit is notarized)
for Application No. (s): SE 2008-SP-015

(enter County-assigned application number (s))

\oo®lo

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Bowman Consulting Group, Ltd.
14020 Thunderbolt Place
Suite 300
Chantilly, Virginia 20151

DESCRIPTION OF CORPORATION: (check one statement)
[ ] There are 10 or less shareholders, and all of the shareholders are listed below.
[3 ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any

class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS : (enter first name, middle initial , and last name)
Gary P. Bowman

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

DESCRIPTION OF CORPORATION: (check once statement)

There are 1 0 or less shareholders, and all of the shareholders are listed below.
There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below-

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

(check if applicable) II There is more corporation information and Par . 1(b) is continued further on a
"Special Exception Attachment to Par . I (b)" form.

FORM SEA-I Updated (7/1/06)



SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2008
(enter date affidavit is notarized)

for Application No. (s): SE 2008-SP-015
(enter County-assigned application number(s))

Page Three

1(c). The following constitutes a listing*** of all of the PARTNERS , both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name , and number, street, city, state, and zip code)
Regency Centers, L.P
One Independent Drive
Suite 114
Jacksonville , Florida 32202
(check if applicable) [ ] The above-listed partnership has no limited partners-

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.

General Partner, Limited Partner, or General and Limited Partner)

General Partner
Regency Centers Corporation
Limited Partner
Regency Texas, LLC

(check if applicable) [ ] There is more partnership information and Par. l(c) is continued on a "Special
Exception Affidavit Attachment to Par.] (c)" form.

"** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down

successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders

has no shareholder owning 10% or more of any class of sTock. In the case of an APPLICANT, TITLE OWNER,

CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust , such successive breakdown

must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of

beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or

trust owning 10 % or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land

Limited liability companies and real estate investment trusts and their equivalents are treated as corporations , with members

being deemed the equivalent of shareholders; managing members shall also be listed . Use footnote numbers to designate

partnerships or corporations, which have further listings on an attachment page , and reference the same footnote numbers on

the attachment page.

FORM SEA- I Updated (7/1/06)



SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2008
(enter date affidavit is notarized)

for Application No. (s): SE 2008-SP-015
(enter County-assigned application number(s))

1(d). One of the following boxes must be checked:

II

Page Four

In addition to the names listed in Paragraphs 1(a), 1(b), and I(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[r] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: (N OTE: If answer is none, enter "NONE" on the line below.)
NONE

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
"Special Exception Attachment to Par. 2" form.

FORM SEA- 1 Updated (711/06)



Application No.(s): SE 2008-SP-015
(county-assigned application number( s), to be entered by County Staff)

SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2008
(enter date affidavit is notarized)

Page Five

[ow to

3. That within the twelve-month period prior to the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares

of stock of a particular class , has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with

any of those listed in Par. 1 above.
EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.)

NONE

NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings . See Par. 4 below.)

(check if applicable) II There are more disclosures to be listed and Par. 3 is continued on a
"Special Exception Attachment to Par. 3" form.

4. That the information contained in this affidavit is complete, that all partnerships , corporations,

and trusts owning 10 % or more of the APPLICANT, TITLE OWNER, CONTRACT

PURCHASER, or LESSEE* of the land have been listed and broken down , and that prior to each

and every public hearing on this matter , I will reexamine this affidavit and provide any changed

or supplemental information , including business or financial relationships of the type described

in Paragraph 3 above , that arise on or after the date of this application.

WITNESS the following signature:

(check one) [3] Applicant's Authorized, Agent ...... ..

Jonathan D. Bondi, Agent for Applicant
(type or print first name, middle initial , last name, and

Subscribed end sworn to before me this ^L day of

of , County/City o

Notary ResDon Number
48b36

My commission expires:

& ti l0f gnee)

C' Fb L2 : `:

me20P 'L, itttdte,Slate/Co

IFARM SEA. I Updated (711/06)



APPENDIX 3

SUNTRUST BANK
SPECIAL EXCEPTION TO PERMIT

A DRIVE-IN FINANCIAL INSTITUTION

STATEMENT OF JUSTIFICATION
July 14, 2008

1. Introduction and Overview

Sun Trust Bank, (the "Applicant") request approval of a special exception to permit a
drive-in financial institution in accordance with Section 9-601 of the Zoning Ordinance. The
application property is located approximately .25 of a mile east of the intersection of Lee Jackson
Memorial Highway (Route 50) and Stringfellow Road (Route 645) on the south side of Route 50
and is further identified as a 0.529 acre portion of Fairfax County Tax Map 45-1 ((01)) Parcel
IOC, (the `Property').

The Applicant is the contract lessee of the Property, currently zoned C-6, Community
Commercial Retail and developed with the now vacant Pizza Hut Restaurant. The Property is
part of the overall Greenbriar Town Center, Parcel I OC, that was previously developed with
various neighborhood retail uses under site plan (8012-SP-01-03).

II. Proposed Use

The Applicant proposes to construct an approximately 3,200 square feet Bank with two drive-
through teller windows and 19 surface parking spaces that will serve the Bank. Additionally, ten

total stacking spaces (five per each drive-through lane) will be provided.

The proposed plan is subject to final engineering but will remain in substantial conformance as
depicted on the Special Exception Plat. The Special Exception Plat includes the following
sheets:

1. Cover Sheet
2. Notes & Tabulations
3. Overall Shopping Center Plan
4. Existing Conditions/Existing Vegetation Map
5. Special Exception Plat
6.-6D. Stormwater Management/BMP Calculations



6E. Stormwater Management/BMP Drainage Divides
6F. Proposed Storm Drainage Divides
6G. Storm Drainage Computations
7. Architectural Elevations

III.Conformance with the Comprehensive Plan, Applicable Ordinances,

W aivers/Modifications

The proposed use conforms to the provisions of all applicable ordinances, regulations,
standards, and conditions except as requested by the Applicant and as specifically noted with this
justification as follows:

• The Applicant seeks a waiver of Part 6 of Section 11-203 that requires a Standard
`C" type loading space . Due to the nature of the use (drive-in financial institution large
commercial vehical are not expected to make deliviers to the site. Adequate parking exist
to accommodate standard delivery vehicles;

• The Applicant seeks a waiver of the on -road bike route on Lee Jackson Memorial
Highway (Route 50) as shown on the Countywide Trails Plan. The Applicant 's lease

parcel frontage along Rt. 50 is 115 linear feet and the applicant does not proposed any
other frontage improvements with this Special Exception. There is no practical manner
that a safe roadway taper could be constructed with such a short segment of roadway
improvements. Should the Greenbriar Town Center be re-developed in the future, then
the in-road bike lane could be considered at that time;

• The Applicant seeks a waiver of the major paved trail along the Lee Jackson
Memorial Highway (Route 50) as shown on the Countywide Trails Plan in favor of
the existing four foot wide concrete sidewalk that currently runs along the
Property's Route 50 frontage . An existing four foot (4') wide concrete sidewalk that
parallels a service drive serves pedestrian traffic along the south side of Rt. 50 beginning
at Plaza Lane to the west of the Property and continuing east to the Fairfax County
Parkway (Rt.7100) (See Exhibit A). Additionally, an existing eight foot (8') wide type I
asphalt trail is located along the north side of Rt. 50 and opposite the subject property,
currently serves pedestrian and bicycle traffic in that vicinity of the Property (Exhibit A).

The Applicant's lease parcel frontage along Rt. 50 is 115 linear feet and the applicant
does not proposed any other frontage improvements with this Special Exception. The
existing sidewalk currently parallels a service drive and as a result experiences less traffic
then it would if it was directly fronting onto Rt. 50. The existing sidewalk serves
pedestrian traffic in its current state. Constructing this segment of trail will visually
appear awkward in contrast to the existing four foot (4') wide concrete sidewalks that are
in place to the east and to the west side of the Property. Maintaining the existing
sidewalk will not adversely affect the development of future trails or trail connections to
neighboring properties because the area is already developed. Should the Greenbriar
Town Center be re-developed in the future, then the trail could be constructed at that
time;



The Applicant seeks a modification of Zoning Ordinance Section 13 -302 requiring a
Transitional Screen 1 , consisting of a 25 feet wide landscaped strip along the
Property's Lee Jackson Memorial Highway (Route 50) frontage in favor of the xx
wide landscaped strip as shown on Special Exception Sheet 5 . The proposed drive-in
financial institution is a single-story structure not unlike the existing building currently on
the Property. The proposed landscape treatment contains ornamental trees, low shrubs,
perennials and groundcover that exceed the landscaping as provided by the adjacent
shopping center uses to the Property. Additionally, the existing landscaped earthen berm
provided with the single-family-attached development directly opposite the Property
offers more than adequate screening between the dissimilar uses;

The Applicant seeks a waiver of Zoning Ordinance Section 13 -303 requiring a Type
D,E, or F barrier along the Property 's Lee Jackson Memorial Highway (Route 50)
frontage. The Property is adequately separated from the single-family attached
development directly opposite to the Property by six (6) lanes of traffic, a grassed
median, and a service drive to Route 50. Additionally, a landscaped earthen berm has
been provided with the single-family attached development that enhances the visual
barrier to the Property. The approval of this waiver will be consistent with no barriers
being provided by the adjacent shopping center uses to the Property;

• The Applicant intends to request a waiver of the Stormwater Runoff Quality
Control (BMP) requirements per Public Facilities Manual Section 6-0400 for the
subject property on the basis of no net increase in runoff or impervious area,
unavailability of acceptable BMP measures serving the existing shopping center
development, and the impracticality of installing structural BMP measures within the
subject property. The waiver will be processed with the construction plans pending
action on this Special Exception Application;

The Property is located in the BR4 Stringfellow Community Planning Sector of the Bull
Run Planning District (Area III) of the Comprehensive Plan and is planned for neighborhood
shopping center. The maximum permitted floor area ratio for the C-6 Zoning District is.35
FAR while the existing floor area ratio of the approved overall shopping center plan (8012-SP-
01-03) is .27 FAR. The proposed development includes a 3,200 square foot Sun Trust Bank with
an FAR of 0.13±. The Special Exception area is .529 acres. The proposed Bank is located
within an existing neighborhood shopping center and therefore is consistent with the
Comprehensive Plan.

The Property is also located within a Highway Corridor Overlay District and is subject to
the regulations pursuant to Section 7-601 of the Zoning Ordinance. Access to the site is
provided through the approved internal travel-ways per the overall shopping center site plan
(8012-SP-01-03). Additionally, access to the Property is provided by a functional service-drive,
running along the Lee Jackson Memorial Highway (Route 50) which provides controlled access
to the site. There is no direct access from the Property to Route 50 or to any public street that is
intended to carry through traffic. Pedestrian access to the proposed Bank will be provided via an
existing four foot wide (4') concrete sidewalk running parallel to the existing service drive.



Additionally, the Property is located within a Water Supply Protection Overlay District
and is subject to the regulations pursuant to Section 7-808 of the Zoning Ordinance. Stormwater
Detention and Best Management Practices (BMP) have been provided for the entire site (Parcel
10-C) through a series of three underground SWM/BMP vaults constructed so that the total post-
development runoff for the 2-year and the 10-year storms is at or below the predevelopment
level. Since the impervious area of the proposed Sun Trust Bank has been reduced from that of
the existing Pizza Hut development, stormwater runoff will not be increased from the existing
SWM calculations. Furthermore, BMP calculations, updated for the change in impervious area
(See 2001 Fairfax County Public Facilities Manual, Section 6-401.2B) illustrate that the water
quality requirements for the redevelopment of the Application Property are met by the existing
phosphorous removal rates of the overall shopping center. See Sheets 6-6G of the Special
Exception for the actual SWM and BMP calculations.

IV. Conformance with General Standards of Zoning Ordinance Section 9-006

The following information provides details about how this special exception application
satisfies the general standards in Z.O. Section 9-006.

1. The proposed use at the specified location shall be in harmony with the adopted
Comprehensive Plan: The proposed plan conforms to the guidelines of the
Comprehensive Plan. The proposed Bank use will be compatible with the
existing neighborhood shopping center development.

2. The proposed use shall be in harmony with the general purpose and intent of
the applicable zoning ordinance regulations: The C-6 Zoning District is
intended for retail and commercial services uses and financial institutions are
permitted by-right. However, drive-in financial institutions within a Highway
Corridor Overlay District are a Category 6 special exception use.

3. The proposed use shall be such that it will be harmonious with and will not
adversely affect the use or development of neighboring properties in
accordance with the applicable zoning district regulations and the adopted
comprehensive plan: The proposed bank will not adversely affect the future
development of the Greenbriar Town Center or any neighboring properties.
The proposed use is consistent and compatible with the current uses of the
Greenbriar Shopping Center as a neighborhood retail center.

4. The proposed use shall be such that pedestrian and vehicular traffic associated
with such use will not be hazardous or conflict with the existing and anticipated
traffic in the neighborhood: Vehicular access will be provided via the approved
parking and travel-ways per the approved overall shopping center site plan
(8012-SP-01-03). Pedestrian access to the proposed Bank will be provided via
a four foot wide (4') concrete sidewalk running parallel to the existing service
drive for the entire length of the Property's Route 50 frontage.

5. In addition to the standards which may be set forth in this Article for a
particular use, the Board shall require landscaping and screening in accordance



with the Provisions of Article 13 , Landscaping and Screening of the Zoning
Ordinance. Landscaping will be provided in accordance with Article 13 of the
Zoning Ordinance unless waivers and/or modifications are approved. The
Applicant hereby request a modification of the landscaping and barrier
requirements along Lee Jackson Memorial Highway (Route 50) in favor of the
proposed landscaping as depicted on the Special Exception Plat. See Section
III of this Justification for clarification of the requested landscape transitional
screen yard and barrier waivers.

6. Open space shall be provided in an amount equivalent to that specified for in
the zoning district in which the proposed use is located. The C-6 Zoning
Regulations require 15% open space based on the adjusted gross site area of the
Property. The overall shopping center plan provides 18.8% open space. The
proposed special exceptionplan provides 20% open space.

7. Adequate utility, drainage, parking, loading and other necessary facilities to
serve the proposed use shall be provided. Parking and loading requirements
shall be in accordance with the provisions of Article 11. Adequate utilities,
stormwater management and parking are provided on-site as depicted on the
Special Exception Plat. The Applicant hereby request a waiver of the Standard
C loading space requirement for a drive-in financial institution per Item 6,
Section 11-203 of the Zoning Ordinance. See Section III of this Justification
for clarification of the requested loading waiver.

8. Signs shall be regulated by the provisions of Article 12, Signs, in the Zoning
Ordinance; however the BZA may impose more strict requirements for a given
use than those set forth in this Ordinance. Signage will be provided in
accordance with Article 12 of the Zoning Ordinance.

V. Conformance with the Zoning Ordinance Regulations Section 9-011

The following information provides specific details about the proposed drive-in financial
institution as required in Z.O. Section 9-011.

A. Type of Operation: The proposed bank will be a drive-in financial institution
with two drive-through lanes. The ls' lane will be for a dedicated ATM that
will be operational 24 hours a day. The 2d lane will be a teller operated widow
that is open the same hours as the bank.

B. Hours of Operation: The proposed drive-in financial institution will provide
banking services to the neighboring area and the Applicant request that the
hours of operation permit the banking center to be open for customer business
between 9 AM and 6 PM Monday through Friday and 9 AM to 2 PM on
Saturday. The Applicant also request that the drive-in hours of operation be 9
AM to 6 PM Monday through Friday and 9 AM to 2 PM on Saturday. These



hours of operation are consistent with the existing SunTrust Bank banking
services currently being offered at other SunTrust Bank branch locations
throughout the VA/MD/DC Metro area.

C. Estimated number of patrons : It is anticipated that the bank will support
approximately 250 customers daily.

D. Proposed number of employees : It is anticipated that the bank will employ
approximately 15 full -time employees on-site at any one time.

E. Estimated traffic impact to include the maximum expected trip generation and
the distribution of trips by mode and time of day : The bank is expected to
generate approximately 848 trips per day according to the Institute of
Transportation Engineers 7`h Edition Trip Generation Manual. With an
assumed directional distribution of 51 % entering and 49% exiting , the bank is
anticipated to generate 112 trips in the morning peak hour and 164 trips in the
afternoon peak hour . While the normal background peak traffic flow occurs
during the morning or afternoon rush hour , the Bank ' s peak hours are expected
to occur in the middle of the day between 11 : 00 AM and 1:30 PM, outside of
normal rush hour.

F. Vicinity or general area to be served by the use: The bank will serve customers
in the vicinity of the Greenbriar Town Center.

G. Description of building facade and architecture of proposed new building: The
Bank architecture will be a one-story building that conforms to the
recognizable image of other SunTrust Bank branches . The bank will be a
rectangular building with a hip-roof with gable accents and a two lane drive-
through canopy attached . The main entry will be centrally located on the front
facade facing Lee Jackson Memorial Highway (Route 50). The building
materials will include asphalt shingles, elfs with PVC trim at the gables, face
brick with a split-face block base, prairie stone sill course , ground-face
concrete masonry units at the soffits and eaves, clear anodized aluminum
widows, and I" insulated low 'E' glass . Colors of the facade will be designed
to maintain its established identity and branding of the SunTrust Bank.

H. A listing of all known hazardous or toxic substances as set forth in applicable
County, State, and Federal Regulations : To the best of the Applicant's
knowledge , the use represented herein will not generate , utilize, store, treat
and/or dispose of any hazardous or toxic substances as set forth in Title 40,
Code of Federal Regulations , Part 116 .4, 302 .4, and 355; any hazardous waste
as set forth in Commonwealth of Virginia , Department of Waste Management
VR 672-10-1 of the Virginia Hazardous Waste Management Regulations;
and/or any petroleum products as defined in Title 40 , code of Federal
Regulations Part 280 . However, any such substances that may be utilized,



stored and/or disposed of in conjunction with the use will be in accordance with
said regulations.

I. A Statement that the proposed use conforms to the provisions of all applicable
ordinances, regulations, standards, or conditions: To the best of the Applicant's
knowledge the proposed development will comply with all applicable
ordinances, regulations, standards, or conditions unless stated otherwise herein
under Section III of this Justification.

VI. Conformance with Category 6 Uses, Zoning Ordinance Regulations Section 9-503

In addition to the general standards addressed in Section 9-006, the Zoning Ordinance
requires that all Category 6 special exception uses shall comply with the following standards per
Section 9-503 of the Zoning Ordinance.

1. Except as qualified in the following Sections, all uses shall comply with the
lot size and bulk regulations of the zoning district in which located : All bulk
regulation and lot size requirements required in the C-6 Zoning District will
be satisfied as depicted on the Special Exception Plat.

2. All uses shall comply with the performance standards specified for the zoning
district in which located: The proposed bank will satisfy the performance
standards of the C-6 Zoning District.

3. Before establishment, all uses, including modification or alteration to existing
uses, shall be subject to the provision of Article 17, Site Plans. A site plan
will be filed and all the necessary approvals obtained per the regulations of
Article 17 before the establishment of the proposed drive-in financial
institution.

VII. Additional Standards for Drive-In Financial Institutions , Zoning Ordinance
Regulations Section 9-505

In addition to the general standards addressed in Section 9-006, the Zoning Ordinance,
the following additional standards specific to drive-in financial institutions are required per
Section 9-505 of the Zoning Ordinance.

A. Such a use shall have on all sides the same architectural features or shall be
architecturally compatible with the building group or neighborhood with
which it is associated: The proposed building will have similar architectural
fenestration on all facades and will be compatible with the architecture of the
existing shopping center.

B. Such a use shall be designed so that pedestrian and vehicular circulation is
coordination with that on adjacent properties: Vehicular access will be



provided via the approved parking and travel -ways per the approved overall
shopping center site plan (8012-SP -0]-03). Pedestrian access to the Property
has been connected to the existing pedestrian circulation of the shopping
center.

C. The site shall be designed to minimize the potential for turning movement
conflicts and to facilitate safe and efficient on-site circulation . Parking and
stacking spaces shall be provided and located in such a manner as to facilitate
safe and convenient vehicle and pedestrian access to all used in the site: The
proposed vehicular circulation through the Property provides for safe and
efficient on-site circulation for both walk-in and drive-through customers.
The circulation as it relates to the parking and stacking spaces has been
designed to eliminate the potential for turning movement conflicts.

D. In reviewing such a use or combination of uses, it shall be determined that the
lot is of sufficient area and width to accommodate the use and that any use
will not adversely affect any nearby existing or planned residential areas as a
result of the hours of operation noise generation parking glare or other
operational factors: The proposed bank is located within an existing shopping
center and will not adversely affect any neighboring residential areas.

BOWMAN CONSULTING GROUP

an Bondi
Authorized Agent for the Applicant
June 27, 2008



APPENDIX 4

County of Fairfax, Virginia

MEMORANDUM

DATE July 24, 2008

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM : Pamela G. Nee , Chief 9 fl-(^J
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ANALYSIS: SE 2008-SP-015
Suntrust Bank, Inc.

This memorandum, prepared by Jennifer Bonnette, includes citations from the Comprehensive
Plan that list and explain environmental policies for this property. Plan citations are followed
by a discussion of concerns including a description of potential impacts that may result from
the proposed development as depicted on the Special Exception Plat dated March 21, 2008 as
revised through July 16, 2008. Possible solutions to remedy identified issues are suggested.
Other solutions may be acceptable, provided that they achieve the desired degree of mitigation
and are also compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through February 25, 2008, on pages 7 -19, the Plan states:

"Objective 2: Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax
County.

Policy a. Maintain a best management practices (BMP) program for Fairfax County
and ensure that new development and redevelopment complies with the
County's best management practice (BMP) requirements....

Policy j. Regulate land use activities to protect surface and groundwater resources.

Policy k. For new development and redevelopment, apply better site design and low

Department of Planning and Zoning
Planning Division

12055 Government Center Parkway, Suite730
Fairfax, Virginia 22035-5509

Phone 703-324-1380
Excellence * Innovation * Stewardship Fax 703-324-3056
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/

&,.5-
09PARTURNT OF

PLANNING
&ZONING
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impact development (LID) techniques...

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge
groundwater when such recharge will not degrade groundwater quality; those which
preserve as much undisturbed open space as possible; and, those which contribute to
ecological diversity by the creation of wetlands or other habitat enhancing BMPs,
consistent with State guidelines and regulations....

Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the
avoidable impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the
County's Chesapeake Bay Preservation Ordinance....

Objective 10: Conserve and restore tree cover on developed and developing sites.
Provide tree cover on sites where it is absent prior to development.

Policy a: Protect or restore the maximum amount of tree cover on developed and
developing sites consistent with planned land use and good silvicultural
practices.

Policy b: Require new tree plantings on developing sites which were not forested
prior to development and on public rights of way....

Objective 13: Design and construct buildings and associated landscapes to use energy
and water resources efficiently and to minimize short- and long-term
negative impacts on the environment and building occupants.

Policy a. Consistent with other Policy Plan objectives, encourage the application of
energy conservation, water conservation and other green building practices
in the design and construction of new development and redevelopment
projects. These practices can include, but are not limited to:

Environmentally-sensitive siting and construction of development.

Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective 2 of
this section of the Policy Plan).

Optimization of energy performance of structures/energy-efficient
design.

Use of renewable energy resources.

Use of energy efficient appliances, heating/cooling systems, lighting
and/or other products.

O: \2008_Development_Review_Reports\Special_Exceptions\SE_2008-SP-015_Suntrust_Bank_env.doc
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Application of water conservation techniques such as water efficient
landscaping and innovative wastewater technologies.

Reuse of existing building materials for redevelopment projects.

Recycling/salvage of non-hazardous construction, demolition, and
land clearing debris.

Use of recycled and rapidly renewable building materials.

Use of building materials and products that originate from nearby
sources.

Reduction of potential indoor air quality problems through measures
such as increased ventilation, indoor air testing and use of low-
emitting adhesives, sealants, paints/coatings, carpeting and other
building materials.

Encourage commitments to implementation of green building practices
through certification under established green building rating systems (e.g.,
the U.S. Green Building Council's Leadership in Energy and Environmental
Design (LEED®) program or other comparable programs with third party
certification). Encourage commitments to the attainment of the ENERGY
STAR® rating where applicable and to ENERGY STAR qualification for
homes. Encourage the inclusion of professionals with green building
accreditation on development teams. Encourage commitments to the
provision of information to owners of buildings with green building/energy
efficiency measures that identifies both the benefits of these measures and
their associated maintenance needs....

Policy e. Encourage energy conservation through the provision of measures which
support nonmotorized transportation, such as the provision of showers and
lockers for employees and the provision of bicycle parking facilities for
employment, retail and multifamily residential uses."

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed development. The applicant seeks approval to redevelop a .529 acre pad site
located within the Greenbriar Town Center with a 3,200 square foot bank with two drive
through lanes. The site contains a vacant building which was formerly a restaurant.

Stormwater Management/Best Management Practices (SWM/BMPs) The site is located in
the Cub Run Watershed and Chesapeake Bay Preservation Area. The subject property is
located within the existing Greenbriar Town Center. The applicant has provided calculations
indicating that the SWM requirement will be satisfied for the proposed redevelopment by
existing stormwater detention. SWM is provided by a storm sewer system that flows to an

O: \2008_Devel opment_Review_Reports\Special_Exceptions\SE_2008-SP-0I 5_Suntrust_Bank_env.doc
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underground SWMBBMP vault and SWM pond. BMP is provided through three SWMBBMP
vaults combined with street sweeping. The runoff calculations demonstrate that the proposed
development will not generate additional runoff. As the site is located in a water supply
protection overlay district, 50 percent phosphorus removal is required. The applicant has
stated in the BMP Narrative that a waiver of the BMP requirements will be requested on the
basis of no net increase in runoff or impervious area, unavailability of acceptable BMP
measures serving the development, and the impracticality of installing structural BMP
measures within the development area.

The adequacy of the submission materials as well as any proposed SWM/BMP measures will
be subject to review and approval by the Department of Public Works and Environmental
Services (DPWES).

Vegetation Several healthy and mature trees exist on this site, which appear to be some of the
most mature trees located within the Greenbriar Town Center. The four largest trees, including
32, 28, 18 and 16 inch caliper oak trees will be removed with the proposed redevelopment.
Only a 12 inch caliper oak located in the southwestern corner of the site will remain. Two
existing 8 inch caliper maples will also be removed. The applicant has indicated that due to the
small size of the site with infill construction and limited access along the sides of the property,
construction phasing will necessitate the use of almost all of the property for circulation,
staging of material, etc. and only one of the existing trees will be saved. The applicant is
proposing 10 percent tree cover to meet the zoning ordinance requirement. To help
compensate for the removal of the mature tree growth on the site, it is recommended that the
applicant exceed the ten percent tree cover requirement. The applicant proposes exactly 10
percent tree cover.

Energy Conservation The applicant has been encouraged to seek U.S. Green Building
Council Leadership in Energy and Environmental Design (LEED) certification for the
proposed bank. The applicant has indicated that certain LEED components will be provided
such as plumbing fixtures for water efficiency and interior lighting for energy conservation.
Determination as to whether a LEED rating applies to the project will be determined with final
site plan and architectural plans.

To ensure that the site ' s energy performance will be optimized , at a minimum, it is
recommended that the applicant commit to providing appliances, fixtures , systems and
building components that are ENERGY STAR qualified. These items are to include heating
and cooling systems , vending machines , ceiling fans , ventilation fans, light fixtures, exit signs,
programmable thermostats , windows and doors, skylights, computers, monitors , printers,
laptops, fax machines , copiers, mailing machines , scanners , kitchen appliances , and televisions
and other home electronic equipment that may be part of the proposed development.

O:\2008_Development_Review_Reports\ Special_Exceptions\SE_2008-SP-O I5_Suntrust_Bank_env.doc
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COUNTYWIDE TRAILS PLAN

The Countywide Trails Plan Map depicts a minimum 8 foot wide asphalt major paved trail and
onroad bike route along the site's Route 50 frontage. An existing four foot wide concrete
sidewalk parallels the service drive on Route 50.

PGN: JRB

O: \2008_Development_Review_Repons\Special_Exceptions\SE_2008-SP-0I 5_Suntrust_Bank_env. doc
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DATE: August 5, 2008

TO: Regina Coyle, Director
Zoning Evaluation Division,
Department of Comprehensive Planning

/
FROM : Angela Kadar Rodeheaver, Chief

Site Analysis Section
Department of Transportation

FILE: 3- 5 (SE 2008-SP-015)

SUBJECT: Transportation Impact

REFERENCE: SE 2008-SP-015; Sun Trust Bank.
Traffic Zone: 1684
Land Identification Map: 45-1 ((01)) 106

Transmitted herewith are comments from the Department of Transportation with respect to the
referenced application. These comments are based on the applicant's statement of justification
of use dated May 20, 2008 and revised plan dated July 16, 2008.

The applicant requests a special exception to permit a financial institution of approximately
3,200 square feet along with two drive-through teller windows and 19 surface parking spaces.

This department has reviewed the subject application and suggests the following:

• The applicant should provide the now standard 5-ft. wide sidewalk along the site at the
Service Drive.

• The applicant should provide additional sidewalk for a north/south directional
pedestrian path from the northern portion of the site to the southern end.

• The applicant should commit to provide a sheltered bicycle rack on site.

• The applicant should commit to a by-pass drive through lane or commit to limit the use
of the outer drive through to an ATM machine use only.

AKR/AK C:SE2008SP015SunTrustBank
CC: Michelle Brickner, Director, Design Review, DPW & ES

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034

Fairfax, VA 22035-5500
Phone: (703) 324-1100 TTY: (703) 324-1102

Fax: (703) 324 1450
www.fairfaxcounty.gov/fcdot



County of Fairfax, Virginia

MEMORANDUM

TO: Christopher M. DeManche
Staff Coordinator
Zoning Evaluation Division
Department of Planning & Zoning

FROM : Charlie Strunk
Bicycle Program Coordinator
Capital Projects and Operations Division
Fairfax County Department of Transportation

SUBJECT : Sun Trust Bank; SP 2008-SE-015 (Greenbriar Shopping Center)

DATE : July 14, 2008

This department has reviewed the request to waive the on-road bike lanes along the
frontage of U.S . Route 50 at the Greenbriar Shopping Center (as part of Sun Trust
Bank). After reviewing the existing conditions , traffic volumes , and speeds , this office
does not object to granting a waiver for on-road bike lanes.

However, as part of the County 's Comprehensive Bicycle Initiative, we are
encouraging applicants to make their development bicycle friendly , particularly
businesses located in neighborhood shopping centers . Therefore , we suggest that the
applicant provide convenient and safe bicycle parking on site. FCDOT staff can assist
in locating bicycle racks and determining the number and type of racks necessary.

Should you have any questions , please contact either me or Jeff Hermann at (703)
324-1135.

cc: Angela Rodeheaver
Alan Kessler

Fairfax County Department of Transportation
12055 Government Center Parkway , Suite 1034

Fairfax, VA 22035-5500
Phone : (703) 324-1100 TTY: (703) 324-1102

Fax: (703) 3241450
www. fairfaxcounty .gov/fcdot



FAIRFAX COUNTY , VIRGINIA

MEMORANDUM

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM : David B. Marshall
Facilities Planning Branc ,

FILE: 08.03 (ZTW)

SUBJECT: Trail Waiver
SE 2008-SP-015
Development Name: Sun Trust Bank
Greenbriar Town Center

DATE: August 11, 2008

This office has consulted with Marlae Schnare in the Springfield District supervisor's Office to
review the request to waive the construction of a major paved trail along the Route 50 frontage at
the Greenbriar Town Center. We recommend that a 5-foot concrete sidewalk be constructed to
replace the existing 4-foot concrete sidewalk in lieu of the construction of the major paved trail.

If you have any questions , please call me at extension 41261.

SJL

cc: Pam Nee , Environment and Development Review Branch, PD, DPZ
Marlae Schnare, Senior Legislative Aide , Springfield District Supervisor 's Office



COMMONWEALTH of VIRGINIA

DAVID S. EKERN, P.E.
COMMISSIONER

July 7, 2008

DEPARTMENT OF TRANSPORTATION
14685 Avion Parkway
Chantilly, VA 20151

(703) 383-VDOT (8368)

Ms. Regina Coyle
Director of Zoning Evaluation
Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5511

Re: SE 2008 -SP-015 -SunTrust Bank
Tax Map No. 45-1 -(( 1))-1OC

Dear Ms. Coyle:

This office has reviewed the special exception plat relative to special exception
application SE 2008-SP -01 5 and offers the following comments.

• Proposed entrances to the site along Rte. 50 Service Drive should be designed and
constructed in accordance with VDOT's Minimum Standards of Entrances to State

Highways-
• Proposed 9' Wide exit to Service Drive from the site should be eliminated.

Sincerely,

. oshi; P.E.
Transportation Engineer

cc: Ms. Angela Rodeheaver

VirginiaDot.org
WE KEEP VIRGINIA MOVING
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DATE:

MEMORANDUM

County of Fairfax, Virginia

JUL 9 2008

TO: Christopher Demanche , Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM : Elfatih Salim, Senior Engineer III 115-
Stormwater and Geotechnical Section
Environmental and Site Review Division
Department of Public Works and Environmental Services

SUBJECT : Special Exception Application SE 2008-SP-015 ; SunTrust Bank - Greenbriar
Shopping Center ; Special Exception Plat dated July 1 , 2008 (plat), Tax Map
#045-1-01 -00-0010 -C (Site ), LDS Project #008012-ZONA-001-1 ; Cub Run
Watershed ; Springfield District

We have reviewed the referenced submission and offer the following comments:

Chesapeake Bay Preservation Ordinance (CBPO)
There is no Resource Protection Area (RPA) designated on this Site.

The site is located in a Water Supply Protection Overlay District and 50 % phosphorus removal
will be required (redevelopment criterion does not apply as Northern Virginia BMP Handbook
stipulates on page 4-13 that in situations where more than one of the phosphorus removal
requirements applies , the most stringent shall be used.

Applicant indicated that a water quality control waiver would be required . DPWES cannot take
action on the waiver request until DPZ take action in the special exception application.

Stormwater Planning Division recommends and the County is encouraging that the applicant
employs "Better Site Design" development techniques and use LID practices to the full extent
as allowed by the PFM and the Letters to Industry to minimize/reduce the volume of water that
leaves the site . The applicant could use vegetated roofs , tree (vegetated ) box tilters , and/or
infiltration practices to provide stormwater quality control.

Floodplain
There is no regulated floodplain on the Site.

Downstream Drainage Complaints
There are no downstream drainage complaints on file.

Department of Public Works and Environmental Services
Land Development Services, Environmental and Site Review Division

12055 Government Center Parkway, Suite 535 c
Fairfax, Virginia 22035 -5503 C

Phone 703 -324-1720 • TTY 703-324- 1877 • FAX 703 -324-8359



Christopher Demanche, Staff Coordinator
SE 2008-SP-015
Page 2 of 2

Stormwater Detention
The applicant indicates that existing underground detention facility will be used to provide
stormwater detention for this development. A private maintenance agreement between the
site owners and owners of the stormwater detention facility will be required prior to final
approval of the construction plan.

Site Outfall
Applicant needs to show extent of review for stormwater outfalls . The extent of review for an
outfall for DPZ applications shall be extended downstream to a point that is at least 100 times
the site area or which has a drainage area of at least one square mile (640 acres) has to be
shown on the plan. Applicant needs to update adequate outfall narrative for each site outfall
accordingly.

In the adequate outfall narrative, the applicant indicated that lower flows through downstream
systems are an indication of no adverse impacts. The adequacy of outfall shall be
demonstrated by showing enough capacities in pipes/channels and non-erosive velocities if
channels are encountered.

Please contact me at 4-1720 if you have any questions or require further clarification.

ES/tg

cc: Craig Carinci, Director, Stormwater Planning Division, DPWES
Zoning Application File
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9-006 General Standards

In addition to the specific standards set forth hereinafter with regard to particular
special exception uses, all such uses shall satisfy the following general
standards:

1. The proposed use at the specified location shall be in harmony with the
adopted comprehensive plan.

2. The proposed use shall be in harmony with the general purpose and intent
of the applicable zoning district regulations.

3. The proposed use shall be such that it will be harmonious with and will not
adversely affect the use or development of neighboring properties in
accordance with the applicable zoning district regulations and the adopted
comprehensive plan. The location, size and height of buildings, structures,
walls and fences, and the nature and extent of screening, buffering and
landscaping shall be such that the use will not hinder or discourage the
appropriate development and use of adjacent or nearby land and/or
buildings or impair the value thereof.

4. The proposed use shall be such that pedestrian and vehicular traffic
associated with such use will not be hazardous or conflict with the existing
and anticipated traffic in the neighborhood.

5. In addition to the standards which may be set forth in this Article for a
particular category or use, the Board shall require landscaping and
screening in accordance with the provisions of Article 13.

6. Open space shall be provided in an amount equivalent to that specified for
the zoning district in which the proposed use is located.

Adequate utility, drainage , parking , loading and other necessary facilities
to serve the proposed use shall be provided . Parking and loading
requirements shall be in accordance with the provisions of Article 11.

8. Signs shall be regulated by the provisions of Article 12; however, the
Board may impose more strict requirements for a given use than those set
forth in this Ordinance.

9-503 Standards for all Category 5 Uses

In addition to the general standards set forth in Sect. 006 above, all Category 5
special exception uses shall satisfy the following standards:
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1. Except as qualified in the following Sections, all uses shall comply with the
lot size and bulk regulations of the zoning district in which located.

2. All uses shall comply with the performance standards specified for the
zoning district in which located, including the submission of a sports
illumination plan or photometric plan as may be required by Part 9 of
Article 14.

3. Before establishment, all uses , including modifications or alterations to
existing uses, shall be subject to the provisions of Article 17, Site Plans.

9-611 Provisions for Approving Drive-In Financial Institutions , Fast Food
Restaurants , Quick-Service Food Stores , Service Stations and Service
Station /Mini-Marts in a Highway Corridor Overlay District

The Board may approve a special exception for the establishment or for
the enlargement, extension, relocation or increase in intensity of a drive-in
financial institution, fast food restaurant, quick-service food store, service
station or service station/mini-mart in a Highway Corridor Overlay District,
but only in accordance with the provisions of Part 6 of Article 7.

7-608 Use Limitations

All uses shall be subject to the use limitations set forth in the underlying zoning
district(s), and, in addition, drive-in financial institutions, fast food restaurants,
quick-service food stores, service stations and service station/mini-marts shall be
subject to the following use limitations:

1. In any Highway Corridor Overlay District:

A. Such a use shall be designed so that pedestrian and vehicular circulation is
coordinated with that on adjacent properties.

B. Such a use shall have access designed so as not to impede traffic on a public
street intended to carry through traffic. To such end, access via the following
means may be given favorable consideration:

(1) Access to the site is provided by a public street other than one intended to
carry through traffic , and/or FAIRFAX COUNTY ZONING ORDINANCE 7-38
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(2) Access to the site is provided via the internal circulation of a shopping center,
which center contains at least six (6) other commercial uses, or an office complex
having a limited number of well-designed access points to the public street
system and no additional direct access is provided to the site from a public street
intended to carry through traffic over and above those entrances which may exist
to provide access to the shopping center, and/or

(3) Access to the site is provided by a functional service drive, which provides
controlled access to the site.
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GLOSSARY
This Glossary Is provided to assist the public In understanding

the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT : Refers to road or street abandonment , an action taken by the Board of Supervisors , usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way . Upon abandonment , the right-of-way automatically
reverts to the underlying fee owners . If the fee to the owner is unknown , Virginia law presumes that fee to the roadbed rests with the
adjacent property owners If there Is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT ): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit . An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT : Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations . Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units . See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS : A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER : A wall, fence , earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES ( BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective , practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER : Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses . A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms , open space and/or landscape plantings . A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE : Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries . These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities . Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 at seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT : Residential development in which the lots are clustered on a portion of a site so that significant
environmental /historical/cultural resources may be preserved or recreational amenities provided . While smaller lot sizes are permitted in a
cluster subdivision to preserve open space , the overall density cannot exceed that permitted by the applicable zoning district. See
Sect. 2-421 and Sect . 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS : A public hearing process pursuant to Sect. 15 .2-2232 (Formerly Sect . 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is In substantial accord with the
plan. Specifically , this process is used to determine if the general or approximate location , character and extent of a proposed facility is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value . See also Ldn.

DENSITY : Number of dwelling units (du ) divided by the gross acreage (ac) of a site being developed in residential use; or , the number of
dwelling units per acre (du/ac ) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS : An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS : Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district . Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and /or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation , number of employees , height of buildings , and intensity of development.
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DEVELOPMENT PLAN : A graphic representation which depicts the nature and character of the development proposed for a specific land
area : information such as topography , location and size of proposed structures , location of streets trails, utilities , and storm drainage are
generally included on a development plan. A development plan Is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN ( GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District . A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat . A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN ( FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT : A right to or interest in property owned by another for a specific and limited purpose . Examples: access easement , utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys , steep slopes and wetlands . For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily , especially under conditions where stormwater runoff is inadequately controlled . Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN : Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses ) on a specific parcel
of land . FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION : A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access . Roadway system functional classification elements include
Freeways or Expressways which are limited access highways , Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties Is discouraged . Minor arterials are
designed to serve both through traffic and local trips . Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW : An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e .g., marine clay soils.

HYDROCARBON RUNOFF : Petroleum products , such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE : Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY : The magnitude of development usually measured in such terms as density , floor area ratio , building height , percentage of
impervious surface , traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty" to night time noise to account for night time sensitivity . Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health , safety and welfare.

LEVEL OF SERVICE ( LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic
conditions . Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur In widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes . Construction
on these soils may initiate or accelerate slope movement or slope failure . The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry to wet seasons resulting in cracked foundations , etc. Also known as slippage soils.
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)PEN SPACE : That portion of a site which generally is not covered by buildings , streets, or parking areas . Open space is intended to
)rovide light and air, open space may be function as a buffer between land uses or for scenic, environmental , or recreational purposes.

)PEN SPACE EASEMENT : An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
same public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,
ipon request of the land owner , after evaluation under criteria established by the Board . See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, at seq.

P DISTRICT: A "P" district refers to land that is planned and /or developed as a Planned Development Housing (PDH) District , a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage Innovative and creative design for land development ; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development ; and to allow maximum flexibility in order to
achieve excellence in physical, social and economic planning and development of a site . Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action , becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the

land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies . See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area . See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters . In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries , and minimize the adverse
effects of human activities on state waters and aquatic resources . New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN : A detailed engineering plan, to scale , depicting the development of a parcel of land and containing all information required
by Article 17 of the Zoning Ordinance . Generally, submission of a site plan to DPWES for review and approval is required for all
residential , commercial and industrial development except for development of single family detached dwellings . The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature , can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review. After review , such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors ; a special permit
requires a public hearing and approval by the Board of Zoning Appeals . Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure , for example , compatibility and safety. See Article 8, Special.Permits and Article 9,
Special Exceptions , of the Zoning Ordinance.

STORMWATER MANAGEMENT : Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development . Stormwater management systems are designed to
slow down or retain runoff to re-create , as nearly as possible , the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS : This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network . TSM programs usually consist of low-cost alternatives to major
capital expenditures , and may include parking management measures, ridesharing programs , flexible or staggered work hours , transit
promotion or operational improvements to the existing roadway system . TSM includes Transportation Demand Management (TDM)
measures as well as H.O .V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN : An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design : clearly Identifiable
function for the area ; easily understood order, distinctive Identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE : An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width , building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect
18-404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are
ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing
ADU Affordable Dwelling Unit PFM Public Facilities Manual
ARB Architectural Review Board PRC Planned Residential Community
BMP Best Management Practices RC Residential -Conservation
BOS Board of Supervisors RE Residential Estate
BZA Board of Zoning Appeals RMA Resource Management Area
COG Council of Governments RPA Resource Protection Area
CBC Community Business Center RUP Residential Use Permit
COP Conceptual Development Plan RZ Rezoning
CRD Commercial Revitalization District SE Special Exception
DOT Department of Transportation SEA Special Exception Amendment
DP Development Plan SP Special Permit
DPWES Department of Public Works and Environmental Services TOM Transportation Demand Management
DPZ Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre TSA Transit Station Area
EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance
GDP Generalized Development Plan VDOT Virginia Dept of Transportation
GFA Gross Floor Area VPD Vehicles Per Day
HC Highway Corridor Overlay District VPH Vehicles per Hour
HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
OSDS Office of Site Development Services, DPW ES ZED Zoning Evaluation Division, DPZ
PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch
PD Planning Division
PDC Planned Development Commercial
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